
 DESIGN REVIEW COMMITTEE 
 
 Summary Staff Report 
 
 
CASE NO.  DRC-07-014     MEETING DATE: September 17, 2007      AGENDA NO____1___    
 
PROJECT DESCRIPTION:  Consideration of a new 2,200 square-foot fastfood 

restaurant with drive-thru service and outside eating 
area 

  
PROJECT NAME AND LOCATION: El Pollo Loco Restaurant 

919 Otay Lakes Road, Chula Vista, CA 
 

APPLICANT:    Rohit Marwaha – El Pollo Loco Franchisee 
      7 Bluesail Cove, Buena Park, CA 90621 
 
PROJECT ARCHITECTS:   Scott Kavehtkar/Project Manager 
      ARC, Inc. 

    1250 E. Franklin Avenue 
      Pomona, CA 91766    
 
ASSESSOR PARCEL NUMBER:  642-170-1000 
 
GENERAL PLAN DESIGNATION:  Commercial Retail   
 
ZONE:     CN, Neighborhood Commercial  
 
STAFF CONTACT:    Maria C. Muett, Associate Planner 
 
ENVIRONMENTAL STATUS:  The Environmental Review Coordinator has reviewed the 
proposed project for compliance with the California Environmental Quality Act and has conducted 
an Initial Study, IS-07-006, in accordance with the California Environmental Quality Act.  Based 
upon the results of the Initial Study, the Environmental Review Coordinator has determined that the 
project could result in significant effects on the environment.  However, revisions to the project 
made by or agreed to by the applicant would avoid the effects or mitigate the effects to a point where 
clearly no significant effects would occur; therefore, the Environmental Review Coordinator has 
prepared a Mitigated Negative Declaration, IS-07-006.  The Notice of Availability for the Mitigated 
Negative Declaration was circulated for the 30-day public review period.  During the 30-day public 
review period for the Mitigated Negative Declaration, no written comments were received from the 
public.   
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BOARD AND COMMISSION RECOMMENDATIONS: 
 
On July 16, 2007, the Resource Conservation Commission determined that Initial Study IS-07-006 
for the Project was adequate, and recommended adoption of the Mitigated Negative Declaration and 
Mitigation Monitoring and Reporting Program, IS 07-006 (see Attachment 7, Mitigated Negative 
Declaration).  
 
RECOMMENDATION: 

 
Consider Mitigated Negative Declaration and Mitigation Monitoring and Reporting Program, IS 07-
006, subject to the conditions noted in the attached Draft Notice of Decision (see Attachment 6). 
 
DISCUSSION: 
 
Background: 
 
Pursuant to Sections 19.14.420-19.14.480 and 19.34.100 of the Chula Vista Municipal Code, this 
project requires approval of a Design Review Permit by the Design Review Committee, for site 
improvements and building design.  The project also requires approval of a Conditional Use Permit 
(PCC-07-011) by the Planning Commission per CVMC Section 19.34 for the fast-food restaurant 
with drive through services.  The Planning Commission met on September 12, 2007 to consider the 
request for a Conditional Use Permit for drive through services.  The Planning Commission 
expressed concerns with proposed location of the menu board and pedestrian accessibility into the 
drive through lane.  The Planning Commission requested the Design Review Committee consider 
these issues when reviewing the proposed fastfood restaurant, prior to their consideration of the 
Conditional Use Permit.  The proposed Conditional Use Permit review has been continued to the 
Planning Commission Meeting of September 26, 2007.   
 
1. Project Site Characteristics 
 
The project site is located on the east side of Otay Lakes Road, between Gotham Avenue and 
Apache Drive, (see Attachment 1, Locator Map).  The 0.73-acre project site is the last building pad 
of an existing shopping center that has been in existence for more than twenty years, (Attachment 2, 
Overall Site Plan).  The building pad is approximately 32,000 square-feet, (Attachment 3, Project 
Site Plan).  The topography of the site is essentially flat and surrounded by the existing commercial 
center’s paved parking, landscaping and internal circulation system. 
 
To the south of the site are multifamily residential uses (military housing).  To the east behind the 
existing main portion of the shopping center, are single-family residential land uses.  To the north, a 
gas station and continuing north are single-family residential uses. To the west, across Otay Lakes 
Road, are multi–family residential uses and Southwestern College (see Attachment 1, Locator Map).  
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General Plan, Zoning and Existing Land Use 
 
The land uses surrounding the project site and relevant land use controls are as follows: 
 
  

General Plan 
 
CV Municipal Code Zoning 

 
Existing Land Use 

 
Site 

 
Commercial Retail 
(CR) 

 
Neighborhood 
Commercial (CN) 

 
Commercial Center 

 
North/East 

 
Residential  -
Low/Medium 
Density (RLM)  
 
Commercial Retail 
(CR) 

 
Single-Family Residential (R-1) 
 
 
 
Neighborhood Commercial (CN) 

 
Existing Single Family Residences and 
 
 
 
Shops and Gas Station  

 
South  

 
Residential- 
Medium Density 
(RM)  

 
Multi-Family Residential/Planned 
Community (PC/El Rancho Del 
Rey)  

 
Existing Multi-Family Residential 

 
West 

 
Residential/Medium 
Density and Public 
Quasi  (RM and 
PQ)  

 
Multi-Family Residential and Single 
Family Residential (R1 and R3) 

 
Existing Multi-Family, Single Family 
Residential and Community College 

 
The City General Plan land use designation for this site is Commercial Retail.  The project calls for a 
retail commercial use, which is permitted in the CN Zone upon approval of a Design Review Permit 
for building and site development, as well as Conditional Use Permit for fastfood restaurants with 
drive-through services.  The proposed project is in substantial compliance with the General Plan and 
Zoning Ordinance.   
 
2. Project Description 
 
The project consists of an approximately 2,200 square-foot fast-food restaurant with drive-through 
services to accommodate up to 6-8 vehicles.  The plans call for an outside eating area providing 9-11 
tables.  A total of 15 parking spaces would be provided for the project consistent with CVMC 
Section 19.62.  Hours of operation for the restaurant would be Monday through Sunday, 9:00 a.m. to 
11:00 p.m.  The proposed improvements also include landscaped areas, garden walls, walkways, 
path connections and signage.   
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3. Project Data 
 

Lot Area:  0.73-acre  
REQUIRED: 
 
Building setbacks: 
 
-Front: 15* for buildings 
-Side: None, except when abutting a residential 
district, then not less than 15 ft.  
-Rear: None, except when abutting a residential 
district, then not less than 15 ft., provided 
however, that where such yard is contiguous 
and parallel with an alley, one-half the width of 
such an alley shall be assumed to be a portion 
of such yard. 
  

PROPOSED: 
 
Building setbacks 
 
-Front:                 15 ft. 
-Interior Side:      115 ft.* 
 
-Exterior Side:         
-Rear:                  200 ft.*  
 

Building Height: (Code Section 19.34):  
35 feet/2.5 stories (principal bldg). 
 

Building Height of Principal Building 
25.9 ft. tower 
 

 
Parking standards (Code Section 19.62) 
Restaurants (Drive-In, Take Out, and Snack 
Stands) 
15 spaces (minimum) 
Handicapped Space (included)      =    2 spaces
Total Required Parking                  = 15 spaces
 
 
Required Parking Space Dimensions 
 
Off-street space                                 9 ft. x 19 
ft. 
Handicapped space                         17 ft. x 19 ft.
Loading space                                 10 ft. x 25 ft.

 
Proposed parking  
 
 
Proposed standard spaces      = 13  
Proposed handicapped space =    2  
Total Parking spaces              =  15 
 
 
Proposed Parking Space Dimensions 
 
9 ft. x 19 ft.    
17 ft. x 19 ft. 
10 ft. x 25 ft. (existing center) 

Required Landscaping 
Parking Lot landscaping = (10%)  

Proposed Landscaping 
Overall Center plus Project 
Parking Lot landscaping = (16%) 

• Distance to commercial center property lines. 
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4. Project Evaluation Criteria 
 

The project is subject to the requirements of the City of Chula Vista Municipal Code 
(CVMC), City of Chula Vista Design Manual, and City of Chula Vista Landscape Manual, 
as the primary criteria for review. 

 
5. Staff Analysis 

 
I. Site Plan 

 
Building Placement/:  (Design Manual pg. III-2) 

  
The Design Manual states that “Placement of structures should consider the existing built 
context of the commercial area, the location of incompatible land uses, the location of major 
traffic generators, as well as an analysis of the site’s characteristics and particular 
influences.  Structures should be sited in a manner that will complement adjacent structures. 
 Sites should be developed in a coordinated manner to provide ordered diversity…” 
 
The previously approved commercial center included in their Master Plan a designated area 
for future fastfood restaurant.  The proposed restaurant is located within this last pad area of 
the existing commercial center.  In accordance with the City’s Design Guidelines and the 
center’s Master Plan, the proposed structure is sited and placed appropriately on the existing 
pad.  The proposed project was designed in a coordinated and compatible fashion to blend 
with the intent of the center development and goals of the Master Plan. 
 
On pg. III-3, the Design Manual states, “Freestanding, singular commercial structures 
should be oriented with their major entry toward the street where access is provided.  
Primary structures should not be obscured by secondary or ancillary structures.  In the case 
of commercial centers, pad buildings should generally constitute no more than 25 percent of 
a project’s street frontage.”    
 
The project proposes one-single story building with drive-through lane including attached 
outdoor eating area (Attachment 3, Project Site Plan). The main building entry faces the 
southern parking lot of the commercial center.  A secondary building entry faces the outside 
patio eating area and Otay Lakes Road.  Gate entries into the patio area provide access from 
the northern parking area, public sidewalk off Otay Lakes Road and the southern parking lot 
area.    
 
The current trends of fast-food restaurants include inside and outside sit-down eating areas.  
The applicant is proposing a landscaped open space area that includes an outside eating area, 
along Otay Lakes Road. An interior walkway, ramp, textured paving, and additional 
landscaping connects with the public sidewalk, along Otay Lakes Road.  According to the 
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project plans, the pad building area does not constitute more than 25% of the project’s street 
frontage along Otay Lakes Road, as recommended in the City Design Guidelines.   
 
On Page III-3, the Design Manual states, “Building setbacks should be proportionate to the 
scale of the structures and considerate of existing development. Larger structures should 
require more setback area for balance of scale and so as not to impose on neighboring 
uses.” 
 
The project design incorporates substantial setbacks that can accommodate the 
recommended improvements in accordance with the City’s Design Guidelines and CVMC as 
noted above in Section 3 (Project Data).   
 
Otay Lakes Widening 
 
The City of Chula Vista currently proposes and has funding for the widening of Otay Lakes 
Road from four lanes to six lanes from Telegraph Canyon Road to Canyon Road. This City 
Improvement Project is due to start in 2008. The project has been designed with the 
widening project in mind and the applicant is required to comply with the roadway 
delineation and improvements as part of their project to the satisfaction of the City Engineer. 
Required setbacks for the building conform to the City standards after road widening. 
 
Site Access and Circulation (C.V. Design Manual, Pg. III-3/4) 

 
 Continuous circulation should be provided whenever possible.  The use of common or 

shared driveways which provide access to more than one site is encouraged and may in 
some cases be required. Principal vehicular access into a commercial project should be 
through an entry drive rather than a parking aisle. 

 
The site is located on Otay Lakes Road, which is classified as a six-lane prime arterial in the 
City of Chula Vista Circulation Plan. Three common driveways from Otay Lakes Road and 
two from Gotham Avenue currently service the site.  The primary access for the project area 
will be off the existing southerly primary access off of Otay Lakes Road.   
 
To identify potential traffic impacts associated with the project development a traffic study 
was prepared by Linscott, Law and Greenspan Engineers, dated December 20, 2006.  The 
study analyzed the existing traffic conditions for the adjacent key streets and intersections, 
and also studied these streets with the addition of the project traffic, and found that the key 
adjacent streets and intersections will continue to operate at adequate levels of service during 
peak periods in accordance with City standards. The building and site design provides proper 
vehicular access and circulation, avoids stacking conflicts and ensures continued circulation 
within the shopping center site.   
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Although staff endorses the site plan arrangement, the connection between the freestanding 
building, parking areas and the existing shopping center buildings needs to be further 
enhanced and identified.  Staff recommends that the Design Review Committee consider the 
visual and functional issues, associated with this layout.      
 
Parking:  (Design Manual, pg III-5) and Pedestrian Circulation (Design Manual, pg III-6) 
 
Parking 
 
“Parking should not be the dominant visual element of the site.  Parking areas, which 
accommodate a significant number of vehicles, should be divided into a series of connected 
small lots.  Landscaping and offsetting portions of the lot are effective in reducing the visual 
impact of large parking areas.  Introduce decorative paving and canopy trees to add visual 
interest.  Parking which is visible from the street or other areas exposed to public view must 
be screened and softened by landscaping, earth berms, low screen walls or combination 
thereof (CVMC 19.62.080). 
 
“The parking area should be designed in a manner which links the structures to the street 
sidewalk system as an extension of the pedestrian environment.  This can be accomplished by 
using design features such as walkways with enhanced paving, trellis structures, and special 
landscaping treatment.” 
 
The kiosk pad area has been re-designed to accommodate the proposed building, parking, 
drive through, outside eating area, walkways/ramps and landscape treatments.  The proposed 
primary parking areas bordering the restaurant are not the dominant visual element of the 
site.  Landscaped planters with walkways are proposed instead of wheel stops along those 
parking spaces to the north of the building.  Through the use of sectional parking design and 
landscape breakout areas, the project design creates a softened visual appearance for the 
entirety of the center.   
 
In addition, the drive-through service is proposed approximately 50 feet from the main 
southerly driveway access.  The drive-through is located a sufficient distance away avoiding 
potential stacking, parking or circulation conflict with the existing shopping center’s traffic 
and pedestrian flow (see Attachment 2, Overall Site Plan).     
 

 Landscaping: (Design Manual, pg. III-13) 
 

Landscaping for commercial uses should be used to define specific areas by helping to focus 
on entrances to buildings and parking lots, including buffering and provide screening for 
parking, loading and equipment areas. Landscaping should generally constitute no less than 
15 percent of the gross site area, and a minimum of 10 percent of parking areas. 
Landscaping should be used around the base of buildings, walls and fences to soften the 
edge between pavement and structures. 
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The proposed landscape design as reflected in the landscape plans is intended to enhance 
both the street frontage of the center along Otay Lakes Road and the parking lot.  The 
landscape plan incorporates trees, shrubs, bushes, vines and groundcover that will eventually 
accentuate the building. The proposal includes a decorative pedestrian path from the public 
sidewalk, adjacent to Otay Lakes Road, into the El Pollo Loco outside eating area and main 
entry.  The boundaries of this pedestrian access to the site are proposed with accompanying 
landscape areas, (see Attachment 5, Landscape Plans). The overall landscape requirement 
percentage is met in accordance with the CVMC and Landscape Manual.   

 
Trash/Recycling (Design Manual pg. III-7): 
 
Trash storage must be fully enclosed and incorporated within the main structures or 
separate freestanding enclosures (CVMC 19.58.340). 
 
The applicant has provided a trash and recycling enclosure at the easterly end of the 
proposed building.  The applicant is required to submit a Solid Waste and Recycling 
Program for review by the Conservation Coordinator. The final plan and project design must 
comply with CVMC Sections 8.24, 8.25 and 19.58.340 and State refuse and recycling 
collection and waste management requirements.  
 

II. Architecture (Design Manual pg. III-8) 
 
The architecture should be compatible with surrounding character, including harmonious 
building style, form, size, color, material and roofline.  In developed areas, new projects 
should meet or exceed the standards of quality, which have been set by surrounding 
development.  The use of arcades, trellises and other open structures can be introduced to 
provide a visual and physical link between buildings. 
 
In accordance with the Design Guidelines Manual it is required that new projects meet or 
exceed existing standards of quality.  There are issues related to the proposed project that 
need to be addressed. These issues are the proposed colors and building articulation as 
shown on the materials board and elevation plans.   
 
 

 Color 
 

The proposed gold color for the building walls and green accent colors appear too bright and 
bold for the existing commercial center.  Staff recommends that more natural or subdued 
colors, such as beige or earth tones, be used to blend or match the existing shopping center in 
accordance with the Design Manual Guidelines.  These modifications are reflected in the 
conditions of approval contained within the attached Notice of Decision (Attachment 6).  
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Architecture:  
 

The proposed east elevation (rear of the building) does not promote an attractive visual 
appearance that compliments the other building elevations.  Being that this elevation faces 
the existing south end of the commercial center, an attractive visual appearance to the 
existing commercial center’s tenants and customers should be developed.  Staff recommends 
additional building articulation or architectural features be added to the east elevation to 
enhance the proposed blank façade and create interest. 
 
In accordance with the City’s Design Guidelines, a physical link to the existing commercial 
center should be created as much as possible.  Such a connection link is missing between 
portions of the existing commercial center and parking areas.  Staff recommends the 
applicant include a decorative walk path to the existing easterly retail building and parking 
areas on the site plan.   
 
Staff recommends the applicant submit to the Zoning Administrator for review, revised 
elevation plans that reflect enhanced architectural features along the rear elevation and 
requested decorative walkpaths to the existing commercial center and parking areas. These 
modifications are reflected in the conditions of approval contained within the attached 
Notice of Decision (Attachment 6).  

 
Signage:   (C.V. Design Manual, Chapter III, Pg. 12) 
 
Every structure and commercial complex should be designed with precise concept for 
adequate signing in accordance with CVMC Chapter 19 and the Sign Design Guidelines.  
All signing should be compatible with the building and size design relative to size, color, 
material and placement. 

 
The applicant has only submitted preliminary signage for building elevations, directional and 
drives through services, (see Attachment 3, Project Site Plan).  Directional signage should 
indicate to the pedestrians using the parking area/ramp and patio gate to move away from 
exiting drive-through traffic.  Staff recommends the applicant be allowed to submit detailed 
sign plans, materials and colors to the Zoning Administrator for permit approval. The Zoning 
Administrator will ensure all signage is designed with a color scheme and materials that 
match the proposed signage on the conceptual plans, and in accordance with the City 
approved sign program for the center, (PSP-88-05), including any street frontage and 
directional signage in accordance with CVMC Chapter 19 and Sign Design Guidelines.  
These modifications are reflected in the conditions of approval contained within the attached 
Notice of Decision (Attachment 6).  
 
 

6. Conclusion 
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The project, as conditioned, is in substantial compliance with the above regulatory 
requirements. The recommended conditions of approval are presented in the attached Draft 
Notice of Decision. 

 
Attachments: 
 

1. Locator Map 
2. Overall Site Plan 
3. Project Site Plan 
4. Elevations 
5. Landscaping Plan 
6. Draft Notice of Decision 
7. Final Mitigated Negative Declaration 
8. Packet Plans 
9. Disclosure Statement 
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